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Prepared for the 6th Cycle, this Housing Element serves as National 
City’s blueprint for housing policy and regulation from April 15, 2021 
through April 15, 2029. It takes into account the California Department 
of Housing and Community Development (HCD)’s guidance on the 
6th cycle update, including recent legislation regarding housing; 
community, stakeholder and developer interviews for city-speci�c 
context on challenges and proposed solutions; and the San Diego 
Association of Government (SANDAG)’s Regional Housing Needs 
Assessment (RHNA) allocation for the planning period. The Housing 
Element makes recommendations for how the City will improve its 
housing development process and increase its share of equitable, 
a�ordable and accessible housing options for all communities. 
Furthermore, the Housing Element presents an up to date inventory 
of sites available for residential development in an e�ort to increase 
housing opportunities within the City in the next 8 years.

�.�. PURPOSE AND CONTEXT OF HOUSING 
ELEMENT

The Housing Element assesses current and future housing needs 
and constraints and establishes goals, policies, and programs to 
address these housing needs for the eight-year planning period 
(April 2021 through April 2029).  National City faces the challenges 
of high regional housing costs, relatively low household incomes, 
and accommodating its share of the regional housing need given the 
limited availability of undeveloped, vacant land in a highly developed 
urban setting. Challenges such as a global pandemic (COVID-19) 
and economic instability are compounding many cities’ inability to 
address ongoing di�culties of providing adequate housing due to 
losses in government funding and downslope market trends; this 
Housing Element takes into consideration the many policy changes 
that the City has the ability to use to provide a strong foundation for 
the its path forward in providing adequate, a�ordable housing.

�. INTRODUCTION
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development capacities established in the Land Use Element are 
incorporated into the Housing Element. This Housing Element 
builds upon other General Plan elements and is entirely consistent 
with the policies and proposals set forth in the General Plan. When 
an element in the General Plan is amended, the Housing Element 
will be reviewed and modi�ed if necessary to ensure continued 
consistency among the various elements. 

�.�. RELATIONSHIP TO STRATEGIC PLAN

In 2007, National City adopted a Five-Year Strategic Plan to address 
community and economic development. The Strategic Plan provides 
guidance to promote collaboration, improve public communication, 
and align city departments. The Strategic Plan has undergone 
subsequent updates, with the most recent being in 2019.

It is recommended that a Housing Strategic Plan be developed after 
the adoption of this Housing Element to guide the implementation of 
the policies and programs of the Housing Element e�ciently and to 
develop a plan to fund and implement programs in a timely manner 
during the 6th Cycle.

�.�. ORGANIZATION OF THE �TH CYCLE 
HOUSING ELEMENT

The 6th Cycle Housing Element has been organized in the following 
manner:

Chapter 1. Introduction – Introduction to the purpose of the Housing 
Element; organization of the Housing Element; a brief summary of 
the legislation that guided the development of the Housing Element 
in 2020 for the 6th Cycle.

�.�. RELATIONSHIP TO STATE LAW

General Plans are required by State law (Government Code Section 
65302(a)) to include a Housing Element. Since 1969, California has 
required that all local governments (cities and counties) adequately 
plan to meet the housing needs of everyone in the community.1 The 
Housing Element is adopted as part of a city’s General Plan which 
is updated on an eight-year basis. Each jurisdiction (city council 
or board of supervisors) must prepare an annual progress report 
on its status and progress in implementing its Housing Element 
(Government Code Section 65400).

Government Code (GC) Section 65583(a)(3) requires local 
governments to prepare an inventory of land suitable for residential 
development - including vacant sites and those with a potential for 
redevelopment - and an analysis of the relationship of zoning and 
public facilities and services to these sites. That inventory must 
identify speci�c sites or parcels that are available for residential 
development. Pursuant to SB 6 (Chapter 667, Statutes of 2019), for 
a Housing Element or amendment adopted on or after January 1, 
2021, the planning agency shall submit to HCD an electronic copy of 
its inventory of these parcels using standards, forms, and de�nitions 
adopted by HCD.

�.�. RELATIONSHIP TO OTHER GENERAL 
PLAN ELEMENTS

According to state planning law, the Housing Element must be 
consistent with the other General Plan elements. While each of the 
elements is independent, they are also interrelated. The Housing 
Element is most closely tied to the Land Use Element, as residential 

1. California Department of Housing and Community Development, June 2020
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Appendices – Includes supporting information, including a site 
inventory map, list of adequate sites, case studies, and capacity 
analysis scenarios for the Downtown Speci�c Plan area. 

Chapter 2. Community Pro�le – An updated pro�le on the 
demographics of the City using the latest data; a primer on the 
communities being served by this Housing Element using data 
sourced through the U.S. Census. Also provides an estimate of 
housing needs and assessment of housing constraints. 

Chapter 3. Public Participation – A summary of the community, 
stakeholder, and developer outreach completed to gather input on 
recommendations, challenges, and potential solutions to barriers 
to housing a�ordability and production. Includes a summary of the 
feedback received from these activities.

Chapter 4. Housing Resources – A summary of the existing a�ordable 
housing resources currently available in the City, including an analysis 
of units at-risk of losing their a�ordability within the next 10 years; a 
summary of the Section 8 Housing Choice Vouchers (HCV) Program 
and the updated income limits for qualifying for these vouchers; a 
list of administrative and �nancial resources available to the City to 
pursue housing-related opportunities. Also outlines the methodology 
used to determine potential sites for housing within the City for the 
6th Cycle. The Site Inventory located in the Appendices provides a 
map and list of potential sites for this analysis.

Chapter 5. Last Cycle Program Accomplishments – A brief analysis of 
the quanti�ed objectives set by the 5th Cycle Housing Element (i.e. 
the previous Housing Element) and an evaluation of the success of 
the programs of the 5th Cycle. 

Chapter 6. Housing Plan 2021-2029 – Details the goals and policies 
that guide the development and implementation of the 6th Cycle 
Housing Element; the housing programs to be implemented during 
the 6th Cycle; and the quanti�ed objectives the City commits to 
meeting during the planning cycle.
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�. COMMUNITY PROFILE

�.�. COMMUNITY CONTEXT

National City is a centrally located, 9.2 square mile San Diego South 
Bay community that is home to an estimated 61,121 residents as 
of 2019.3 The city is bordered by San Diego to the north and east, 
Chula Vista to the south, the unincorporated areas of Lincoln Acres 
and Bonita to the south and southeast, and San Diego Bay to the 
west. Figure HE-1 shows where National City lies in the context of the 
San Diego region, and Figure HE-2 shows its planning boundaries. 
National City is nearly entirely developed with a mix of residential 
neighborhoods and industrial and commercial uses. Adopted speci�c 
plans guide the development of the downtown district and the 
westside “Old Town” areas. These speci�c plans envision supporting 
the existing community to establish growing, vibrant neighborhoods 
that encourage a mix of housing, retail services, and employment 
centers to support the economy and character of National City. 

3. American Community Survey (ACS), Table DP05: ACS Demographic and Housing Estimates, 2019 
5-Year Estimate (2015-2019)

�.�. AFFIRMATIVELY FURTHERING FAIR 
HOUSING: ASSESSMENT OF FAIR HOUSING

All housing elements due on or after January 1, 2021, must contain an 
Assessment of Fair Housing (AFH) consistent with the core elements 
of the analysis required by the federal A�rmatively Furthering Fair 
Housing (AFFH) Final Rule of July 16, 2015.2 AB 686 amended 
Government Code Section 65583 to include Section 65583 (c) (10) (A) 
(i) through (iv) which speci�es the components of the required AFH. 
The following sections dive into the components required by this 
analysis, as recommended by the AB 686 Memorandum released on 
April 23, 2020.

2. Department of Housing and Community Development, Division of Housing Policy Development, 
AB686 Summary of Requirements in Housing Element Law, Government Code Section 8899.50, 
65583(c)(5), 65583(c)(10), 65583.2(a) Memo, April 23, 2020
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�.�.�. ENVIRONMENTAL JUSTICE COMMUNITY

National City has historical roots as the second oldest city in the 
County. Its diverse ethnic background today includes a majority of 
Hispanic and Asian residents and further instills cultural character 
into the community. According to the 2019 Regional Housing Needs 
Assessment from San Diego’s Regional Planning Agency, San Diego 
Association of Governments (SANDAG), approximately 40.6 percent 
of households in National City are very-low income. Figure HE-3 
shows the income distribution in National City by category. 

The 2020 San Diego Regional Analysis of Impediments to Fair Housing 
Choice Analysis4 mapped out the ethnic and racial composition of 
the region as a tool used to analyze the relationship between housing 
demand and race-based discrimination. This visualization showed 
that minority households were concentrated in the southern areas 
of the City of San Diego, continuing south towards the border. This 
pattern can be attributed to the trend of clusters of minorities living 
in the urban core and near the U.S./Mexican border. This geographic 
boundary includes the City of National City.5 A concentration is 
de�ned as a block group with a proportion of minority households 
that is greater than the overall County minority average of 50.8 
percent. National City is identi�ed as a RECAPs (Racially/Ethnically 
Concentrated Areas of Poverty), with a large amount of segregation 
among income levels compared to the County. In the study, it was 
reported that National City represents approximately two percent of 
the total population of the County, but residents use approximately 
four percent of the total Housing Choice Vouchers (HCV)(Section 8) 
issued in the County. This discrepancy re�ects a higher concentration 
of a lower income population and higher current concentration of 

4. San Diego Regional Alliance for Fair Housing, San Diego Regional Analysis of Impediments to Fair 
Housing Choice, August 2020
5. See Figure 2: Minority Concentration Areas of the San Diego Regional Analysis of Impediments to 
Fair Housing Choice, August 2020

Figure HE-1: Regional Context
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Figure HE-2: National City Planning Boundaries
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of National City (City) has updated the Housing Element to re�ect the 
housing needs of its community. As part of this update, the City has 
developed goals and objectives to improve, maintain, and develop 
a�ordable housing stock to serve the needs of its residents. The 
following subsections present key demographics that have assisted 
in determining National City’s community makeup and needs to 
better serve its residents.

�.�.�. POPULATION CHARACTERISTICS

POPULATION TRENDS

In a span of �ve years from 2015 to 2019, National City’s population 
increased by approximately 1.8 percent.6 As projected by SANDAG 
for the Series 11 2030 Regional Growth Forecast Update, population 
growth is expected to continue to outpace housing construction. 
Over time, this imbalance will result in an increase in household size 
(the number of persons per household), a decrease in vacancy rates, 
and an increase in the amount of interregional commuting, primarily 
from southwestern Riverside County and northern Baja California.7 
SANDAG projects the region’s population will grow by nearly one 
million people by 2050. This forecast is consistent with previous 
expectations, although future growth rates have been reduced due 
to increased domestic migration out of the region. The growth in 
population will drive job growth and housing demand within the San 
Diego region, adding nearly 500,000 jobs and more than 330,000 
housing units by 2050.8

6. American Community Survey (ACS), Table DP05: ACS Demographic and Housing Estimates, 2019 
5-Year Estimate (2015-2019),   American Community Survey (ACS), Table DP05: ACS Demographic and 
Housing Estimates, 2015 5-Year Estimate (2011-2015)
7. San Diego Association of Governments (SANDAG), Series 11: 2030 Regional Growth Forecast 
Update - Historical Projection, September 2006; Accessed April 16, 2020
8. SANDAG, Series 13: 2050 Regional Growth Forecast Update - Historical Projection, October 2013; 
Accessed April 16, 2020

a�ordable housing resources in the city as compared to other parts 
of the region.

National City has experienced a history of environmental justice 
issues within its own city boundaries due to land use decisions that 
have placed industrial uses adjacent to residential neighborhoods for 
decades. All census tracts within the city are within the 45th to 95th 
percentiles of the CalEnviroScreen 3.0 index, shown in Figure HE-4, 
indicating a signi�cant pollution burden and vulnerability throughout 
the city. The western portion of National City is among the top 25 
percent of impacted tracts across the State of California identi�ed by 
CalEnviroScreen 3.0. The western area of National City quali�es as 
both an SB 535 disadvantaged community and AB 1550 low-income 
community, shown in Figure HE-5.

To ensure that the community continues to be provided for, the City 

Figure HE-3: Percent of Households by Income
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Figure HE-4: CalEnviroScreen 3.0 Index
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Figure HE-5: SB 535 and AB 1550 Communities
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EMPLOYMENT

The industries in which National City residents are employed are 
represented in Table HE-3 and Figure HE-4. In addition, approximately 
7,446 residents serve as part of the armed forces.9 National City 
has an approximately 64.8 percent labor force participation rate, 
with a 50.6 percent employment/population ratio and 6.6 percent 
unemployment rate. Of the population aged 25 to 64 years old, which 
represents approximately 52.1 percent of the total population, there 
is a relatively high (8.1 percent) unemployment rate among persons 

9. ACS, Table K202301 Employment Status for the Population 16 Years and Over, 2019: Supplemental 
Estimates Detailed Tables

Locally, National City has seen a population increase as well as a 
change in age demographics. The median age increased from 32.2 in 
2015 to 34.2 in 2019, and a major decrease in 35-44 year old persons 
and youths show that the number of families has decreased in the 
city. The age group increasing the most in the City between 2015 
and 2019 is 85+ year olds. Table HE-1 and Table HE-2 present the 
population growth and age distributions in 2015 and 2019.

SB ��� DISADVANTAGED UNINCORPORATED COMMUNITIES

The intent of SB 244, passed in 2011, is to encourage investment and 
planning to address the regional inequality and infrastructure de�cits 
that exist within disadvantaged unincorporated communities. It 
requires that for each revision of the Housing Element, a city or 
county must conduct a review of the disadvantaged communities 
identi�ed, and if necessary, amend the General Plan to update the 
required water, wastewater, and stormwater drainage analysis, as 
well as the structural �re protection needs and de�ciencies.

Lincoln Acres is the only unincorporated area of National City. The 
unincorporated portion of the planning area is under the jurisdiction 
of the County unless and until it is annexed into the City of National 
City.

Table HE-1: Population Growth Trends 2015-2019

Table HE-2: Population Age Trends 2015-2019

Year Population  Growth Rate/Year Total Percent Change

2015 60,043
215.6 persons/year

+1.8%

2019 61,121 
�^�Ê�ç�Ù�‘�›�W�������^�U���d�ƒ�•�½�›�����W�ì�ñ�W�������^�����›�Ã�Ê�¦�Ù�ƒ�Ö�«�®�‘���ƒ�Ä�—���,�Ê�ç�Ý�®�Ä�¦�����Ý�ã�®�Ã�ƒ�ã�›�Ý�U���î�ì�í�õ���ñ�r�z�›�ƒ�Ù��
���Ý�ã�®�Ã�ƒ�ã�›���~�î�ì�í�ñ�r�î�ì�í�õ�•�U���d�ƒ�•�½�›�����W�ì�ñ�W�������^�����›�Ã�Ê�¦�Ù�ƒ�Ö�«�®�‘���ƒ�Ä�—���,�Ê�ç�Ý�®�Ä�¦�����Ý�ã�®�Ã�ƒ�ã�›�Ý�U�����ñ�r�z�›�ƒ�Ù��
���Ý�ã�®�Ã�ƒ�ã�›���~�î�ì�í�í�r�î�ì�í�ñ�•�U���î�ì�í�ñ

Age Group Percentage of Population

2015 2019 Change

0-9 years 12.7 10.8 -0.15

10-19 years 14.3 13.5 -0.06

20-24 years 11.5 10.3 -0.10

25-34 years 15.1 17.0 +0.13

35-44 years 13.5 11.5 -0.15

45-54 years 11.8 11.4 -0.03

55-59 years 5.9 6.7 +0.14

60-64 years 4.4 5.4 +0.23

65-74 years 5.5 6.4 +0.16

75-84 years 3.5 4 +0.14

85+ years 1.8 2.9 +0.61

Median Age 32.2 34.2
�^�Ê�ç�Ù�‘�›�W�������^�U���d�ƒ�•�½�›���^�ì�í�ì�í�U�����¦�›���ƒ�Ä�—���^�›�ø�U���ñ�r�z�›�ƒ�Ù�����Ý�ã�®�Ã�ƒ�ã�›�U���î�ì�í�ñ�V��
�����^�U���d�ƒ�•�½�›���^�ì�í�ì�í�U�����¦�›���ƒ�Ä�—���^�›�ø�U���ñ�r�z�›�ƒ�Ù�����Ý�ã�®�Ã�ƒ�ã�›�U���î�ì�í�õ
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with less than high school graduate educational attainment, who 
represent approximately 21.2 percent of the total population.10 An 
understanding of the local service sectors and educational attainment 
can assist the City in determining the income levels, travel patterns 
from work and home, and key constraints to housing a�ordability for 
ts residents. 

INCOME

National City has the highest percentage of very-low income and 
second highest percentage of low-income households in the County.11 
As seen in Table HE-4 and Figure HE-5, National City’s Area Median 
Income (AMI) is approximately 29.2 percent lower than that of the 
County. The low AMI of National City is an indicator that it is necessary 
to maintain a�ordable housing programs and objectives throughout 
this cycle of the Housing Element to prevent the displacement of 
these communities and to appropriately support the residents of 
the City. The 6th Cycle RHNA allocation from SANDAG seeks to 
reduce the historical patterns of income segregation and burden 
on the jurisdiction’s resources to serve a certain demographic. For 
example, SANDAG has allocated a higher number of moderate and 
above moderate income housing goals to National City and a higher 
number of lower income housing goals to a jurisdiction that has 
historically been more a�uent to create a more diversi�ed housing 
market throughout the region to allow for residents to be able to 
access housing opportunities in jurisdictions they otherwise would 
have been priced out of.

10. ACS, Table S2301 Employment Status, 5-Year Estimate 2015-2019, 2019
11. SANDAG, Final 6th Cycle Regional Housing Needs Assessment Methodology, July 2020

Table HE-3: Resident Employment Industries

Service Sector Estimated 
Number of 
Persons

Percent of 
Population

Civilians Employed 25,221 100%

Agriculture, forestry, �shing and hunting, 
and mining:

130 0.5%

Construction 2,036 8.1%

Manufacturing 1,807 7.2%

Wholesale Trade 269 1.1%

Retail Trade 3,784 15.0%

Transportation and warehousing, and 
utilities:

1,202 4.8%

Information 217 0.9%
Finance and insurance, and real estate and 
rental and leasing

1,073 4.3%

Professional, scienti�c, and management, 
and administrative and waste management 
services

3,094 12.3%

Educational services, and health care and 
social assistance

5,023 20.0%

Arts, entertainment, and recreation, and 
accommodation and food services

3,994 15.8%

Other services, except public administration1,346 5.3%
Public administration 1,246 4.9%
�^�Ê�ç�Ù�‘�›�W�������^�U���d�ƒ�•�½�›���^�î�ð�ì�ï���/�E���h�^�d�Z�z�����z���^���y���&�K�Z���d�,�������/�s�/�>�/���E�����D�W�>�K�z�������W�K�W�h�>���d�/�K�E���í�ò��
�z�����Z�^�����E�����K�s���Z���ñ�r�z�›�ƒ�Ù�����Ý�ã�®�Ã�ƒ�ã�›���~�î�ì�í�ñ�r�î�ì�í�õ�•�U���î�ì�í�õ
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Income Category De�nition Income Range % of Households 
within Income Range

San Diego County (1)
Area Median Income $66,529
Very-Low Less than 50% of AMI$33,259 or less 25%
Low 50-80% of AMI $33,260-53,219 16%
Moderate 80-120% of AMI $53,220-79,829 17%
Above Moderate Over 120% of AMI $79,830 or more 43%

National City
Area Median Income 
(3)

$47,119 (2) (Approximately)

Very-Low Less than 50% of AMI$23,559 or less 25%*
Low 50-80% of AMI $23,559.01-$37,695 22%*
Moderate 80-120% of AMI $37,695.01-$56,542 23%*
Above Moderate Over 120% of AMI $56,542.01 or more 47%*
�^�Ê�ç�Ù�‘�›�W���~�í�•���^���E�����'�U���&�®�Ä�ƒ�½���Z�,�E�����,���������›�ã�›�Ù�Ã�®�Ä�ƒ�ã�®�Ê�Ä���>�›�ã�ã�›�Ù���¥�Ê�Ù���ã�«�›���^�ƒ�Ä�����®�›�¦�Ê���Z�›�¦�®�Ê�Ä�U�����ã�ã�ƒ�‘�«�Ã�›�Ä�ã���í�W���d�ƒ�•�½�›��
�ð�X�ï���t���/�Ä�‘�Ê�Ã�›�����ƒ�ã�›�¦�Ê�Ù�®�›�Ý�U���î�ì�î�ì�V���,���������›�ã�›�Ù�Ã�®�Ä�ƒ�ã�®�Ê�Ä���>�›�ã�ã�›�Ù�U���î�ì�í�î�r�î�ì�í�ò�����Ã�›�Ù�®�‘�ƒ�Ä�����Ê�Ã�Ã�ç�Ä�®�ã�ù���^�ç�Ù�ò�›�ù���ñ�r�z�›�ƒ�Ù�U��
�d�ƒ�•�½�›�����W�ì�ï

�~�î�•�������^�U���d�ƒ�•�½�›�����í�õ�ì�í�ï���D�����/���E���,�K�h�^���,�K�>�����/�E���K�D�����/�E���d�,�����W���^�d���í�î���D�K�E�d�,�^���~�/�Ä���î�ì�í�õ���/�Ä�¥�½�ƒ�ã�®�Ê�Ä�r���—�¹�ç�Ý�ã�›�—��
���Ê�½�½�ƒ�Ù�Ý�•�U���ñ�r�z�›�ƒ�Ù�����Ý�ã�®�Ã�ƒ�ã�›���~�î�ì�í�ñ�r�î�ì�í�õ�•�U���î�ì�í�õ

�~�ï�•�������^�U���d�ƒ�•�½�›�����í�õ�ì�ì�í���,�K�h�^���,�K�>�����/�E���K�D�����/�E���d�,�����W���^�d���í�î���D�K�E�d�,�^���~�/�Ä���î�ì�í�õ���/�Ä�¥�½�ƒ�ã�®�Ê�Ä�r���—�¹�ç�Ý�ã�›�—�����Ê�½�½�ƒ�Ù�Ý�•�U��
�ñ�r�z�›�ƒ�Ù�����Ý�ã�®�Ã�ƒ�ã�›���~�î�ì�í�ñ�r�î�ì�í�õ�•�U���î�ì�í�õ�V���Ž�E�Ê�ã�›�W���K�ç�ã���Ê�¥���í�ò�U�ò�ñ�ô���ã�Ê�ã�ƒ�½���«�Ê�ç�Ý�›�«�Ê�½�—�Ý�U�����Ý�ã�®�Ã�ƒ�ã�›�—���ç�Ý�®�Ä�¦�������^���—�ƒ�ã�ƒ���®�Ä�‘�Ê�Ã�›��
�Ù�ƒ�Ä�¦�›�Ý���ó�«�®�‘�«���—�Ê���Ä�Ê�ã���½�®�Ä�›���ç�Ö���ó�®�ã�«���ã�«�›���Ù�ƒ�Ä�¦�›�Ý���ƒ�•�Ê�ò�›�X���,�Ê�ç�Ý�›�«�Ê�½�—���Ö�›�Ù�‘�›�Ä�ã�ƒ�¦�›�Ý���ƒ�Ù�›���—�Ê�ç�•�½�›���‘�Ê�ç�Ä�ã�›�—���ç�Ý�®�Ä�¦���ã�«�®�Ý��
�Ã�›�ã�«�Ê�—�X

Table HE-4: Area Median Income Levels – Detailed
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�.�.�. HOUSEHOLD CHARACTERISTICS

AVERAGE HOUSEHOLD SIZE AND OVERCROWDING

The demographics of households within National City are presented 
in Table HE-5 through Table HE-7. Of the total number of households 
(16,658 as of the 2019 ACS 5-Year Census), approximately 16.9 
percent are limited-English speaking compared to just 6.3 percent in 
the County.12 These households can face challenges securing higher 
paying jobs and accessing a�ordable and adequate housing needs. 

12. ACS, Table S1602, LIMITED ENGLISH SPEAKING HOUSEHOLDS, 5-Year Estimates, (2015-2019), 
2019

Figure HE-6: Comparison of Employment Industries
Programs and objectives for this Housing Element Cycle should 
strive to provide accessibility to households that require assistance 
in using resources to meet their needs. The tables below represent 
demographics that the City has programmed its housing goals and 
objectives to serve. It is noted that demographics such as cultural 
background and age play a role in the perception of overcrowding and 
space needs. For instance, in many cultural backgrounds, families 
with children living with extended family members in a shared space 
are commonplace. Age and cultural beliefs can also impact family size 
increases, such as after a couple becomes married or when parents 
age. These beliefs impact the needs and preferences of residents as 
they seek housing options.

The average household size in National City is approximately 3.33 
persons. Overcrowding refers to a housing situation in which there 
is more than one person per room (including any rooms that are 
not bedrooms, hallways, kitchens, or bathrooms). This style of 
occupancy is typical in large families living in smaller homes that 
cannot accommodate only one person per bedroom; these families 
instead often repurpose rooms such as a living room into a bedroom 
space. The rate of overcrowding can indicate that a community does 
not have an adequate supply of a�ordable housing, thus forcing 
individuals with larger families and lower incomes to share a housing 
unit to meet housing costs as well as other living costs. As seen in 
Table HE-6, the average percent of overcrowding, which represents 
over 1 persons per room, is 9.2 percent of the estimated number of 
occupied housing units in the City, compared to a 4.5 percent average 
of overcrowding in the County.13

Of the current occupied housing units, a large majority of residents 
represent a wide range of ages, from under 35 years of age though 
64 years of age. An indicator of a�ordability and the adequacy of the 

13. ACS, Table S2501 Occupancy Characteristics, 5-Year Estimates (2015-2019), 2019

SOURCE: ACS, TABLE S2403 INDUSTRY BY SEX FOR THE CIVILIAN EMPLOYED POPULATION 16 
YEARS AND OVER 5-YEAR ESTIMATE (2014-2018)
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Type Estimate of Occupied 
Housing Units

Percent Occupied 
Housing Units

Total 16,658 --

1-person household 3,654 21.9%

2-person household 3,927 23.6%

3-person household 3,236 19.4%

4-or-more-person 
household

5,841 35.1%

Average Number of Occupants per Room

1.00 or less occupants 
per room

14,222 85.4%

1.01 to 1.50 occupants 
per room

1,533 9.2%

1.51 or more occupants 
per room

903 5.4%

�^�Ê�ç�Ù�‘�›�W�������^�U���d�ƒ�•�½�›���^�î�ñ�ì�í���K�‘�‘�ç�Ö�ƒ�Ä�‘�ù�����«�ƒ�Ù�ƒ�‘�ã�›�Ù�®�Ý�ã�®�‘�Ý�U���ñ�r�z�›�ƒ�Ù�����Ý�ã�®�Ã�ƒ�ã�›�Ý���~�î�ì�í�ñ�r
�î�ì�í�õ�•�U���î�ì�í�õ

Types of Households ACS 2015-2019

Estimate Percent

Total Households 16,658 100%

Families

Married Couple Family 7,489 45%

with Children under the age of 18 3,117 18.7%

Cohabitating couple 963 5.8%

       with Children under the age of 18 498 3%

Male-Led Household (No spouse/partner 
present)

2,763 16.6%

with Children under the age of 18 232 1.4%

Female-Led Household (No spouse/partner 
present)

5,443 32.7%

with Children under the age of 18 1,263 7.6%

Grandparents 

        Number of grandparents living with 
own grandchildren under 18 years old

2,854 17.1%

        Grandparents responsible for 
grandchildren

597 3.6%

Householder Living Alone 3,654 22%

      65+ Seniors Living Alone 1,725 10.4%

Households with one or more people under 
18 years old

6,373 38.3%

Households with one or more people over 
65 years and over

5,359 32.2%

Average Household Size 3.33

Average Family Size 3.9
�^�Ê�ç�Ù�‘�›�W�����Ã�›�Ù�®�‘�ƒ�Ä�����Ê�Ã�Ã�ç�Ä�®�ã�ù���^�ç�Ù�ò�›�ù���~�����^�•�U���d�ƒ�•�½�›�����W�ì�î���^���>�����d�������^�K���/���>�����,���Z�����d���Z�/�^�r
�d�/���^���/�E���d�,�����h�E�/�d�������^�d���d���^���ñ�r�ù�›�ƒ�Ù�����Ý�ã�®�Ã�ƒ�ã�›���~�î�ì�í�ñ�r�î�ì�í�õ�•�U���î�ì�í�õ

Table HE-5: Estimated Households by Type Table HE-6: Household Size and Average Number of Occupants per 
Room for National City

stock of appropriately sized units in the city can be gleaned from the 
number of units occupied by age groups and their income, as well 
as from the percentage of occupied units by renter and owner. Age 
groups of residents can also be an indicator of what types of housing 
stock are needed, since as people age, the sizes and types of homes, 
as well as income amount put forth into housing, changes with their 
needs.
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�.�. CITY HOUSING CHARACTERISTICS

�.�.�. CURRENT RESIDENTIAL LAND USE

The City’s current land use composition, presented in Figure HE-8, 
shows that a majority of the geographic area of the City allows for 
residential land uses.

As seen in Figure HE-7, most employed residents in National City 
live east of the Interstate 5 (I-5) freeway and along the length of the 
Interstate 805 (I-805). The majority of homes in National City are 
centered away from the Port and San Diego Bay, clustered in single-
family home neighborhoods with multifamily housing interspersed. 
The concentration of housing along the coast seen in Figure HE-7 
is on-base military housing which does not count towards the City’s 
resident count. This analysis can assist with determining where 
new housing stock can potentially be placed and where housing 

Table HE-7: Age Characteristics of Residents Residing in Homes Figure HE-7: Area Median Income Levels – Comparison

is currently occupied. A sense of community also tends to be 
strengthened in residential neighborhoods where resources such as 
places of worship, school facilities, and community parks are located, 
which can also play a role in assessing where new housing would be 
most well received.

�.�.�. CURRENT HOUSING STOCK CHARACTERISTICS

HOUSING AGE

A factor used to determine if housing stock in the City is adequate 
and contributes positively to the community is the age and state 
of the home. As seen in Table HE-8 below, the majority of homes 
in National City were built approximately 40 to 60 years ago. This 
age distribution is an indicator that programs and objectives should 
seek to assist homeowners in rehabilitating homes to maintain 
livability and neighborhood character in order to continue making 

Age Estimate of 
Occupied 

Housing Units

% Owner 
Occupied

% Renter 
Occupied

%

Total 16,658 100 5,987 36 10,761 64.6

Under 35 years 3,141 18.9 516 8.8 2,626 24.4

35 to 44 years 2,673 16.0 800 13.6 1,873 17.4

45 to 54 years 3,192 19.2 1,202 20.4 1,990 18.5

55 to 64 years 3,316 19.9 1,458 24.7 1,858 17.3

65 to 74 years 2,046 12.3 958 16.2 1,088 10.1

75 to 84 years 1,350 8.1 553 9.4 797 7.4

85 years and over 939 5.6 410 7.0 529 4.9
�^�Ê�ç�Ù�‘�›�W�������^�U���d�ƒ�•�½�›���^�î�ñ�ì�î�������D�K�'�Z���W�,�/�������,���Z�����d���Z�/�^�d�/���^���&�K�Z���K�����h�W�/�������,�K�h�^�/�E�'���h�E�/�d�U��
�ñ�r�z�›�ƒ�Ù�����Ý�ã�®�Ã�ƒ�ã�›�U���~�î�ì�í�ñ�r�î�ì�í�õ�•�U���î�ì�í�õ
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Figure HE-8: Residential Land Uses and Zoning






























































































































































































































